
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2004/0566/P (LBC) & 3/2004/0565/P (PP)

	Development Proposed:
	ERECTION OF DOUBLE GARAGE AND OFFICES (LBC)

ERECTION OF DOUBLE GARAGE WITH ATTACHED OFFICES (PP) AT THE MANOR HOUSE, TWISTON, CLITHEROE 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Archaeology) – Do not consider any further archaeological response necessary.

Environment Directorate (County Surveyor) – Suggest two supplementary informatives concerning contamination of controlled waters and the state of repair of the foul drainage system.



	CONSULTATIONS: Nearby Residents

	One letter received from the residents of Manor Barn which makes the following points:

1. 
No justification for the erection of a new building in breach of current planning guidelines.

2. 
Existing three garages are situated on the road frontage and do not conflict with the listed status of the Manor House.  In respect of the adjoining property known as Manor Barn an application for the erection of three garages, where none existed, was reduced to one.  This was justified on the basis that the age of the building detracted from the provision of garages which is, of course, to this present application where there are these existing garages.

3.
The present garaging facilities have sufficed for upwards of 15 years.

4. 
Offices of detrimental impact to the Manor House (listed building).

5. 
Offices – adverse impact on locality which being rural is restricted to agricultural and residential use.  The proposed provision of a gravel parking area bounded on one side by granite set edge with chain and concrete post fence is contrary to the ascertion that no vehicles will visit.  Reference is made to the owner’s letter but as this is not available for public inspection, it is not possible therefore to make any comment thereon.  Personal circumstances should not influence the decision.

6. 
Offices – number of vehicles visiting the property on a daily basis.  A professional user which involves dealing with the general public direct is more than likely to generate a significant number of visits.  An insurance brokers would be one example and there are others.  Public transport is not available to Twiston.

7. 
Offices – two, with a lavatory and a brew up area – it could be used and occupied independently of the Manor House.  It is not a case of finding an alternative use for an existing building which has outlived its original purpose.

8. 
Felling of two mature native trees.

9. 
If consent is given then it should be on the condition that the existing garages are demolished because they have become redundant and the office development should be excluded.

10. Further applications in the event of the owners deciding that one or both the garages ought to be converted to additional offices.  These might be difficult to resist if a precedent is created by allowing the present applications.



	RELEVANT POLICIES:

	Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV19 - Listed Buildings.

Lancashire Structure Plan 22(a) - safeguarding listed buildings and their setting.

Policy G5 - Settlement Strategy.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	ENV1, ENV19, Lancashire Structure Plan Policy 22a, SPG – “Extensions and Alterations to Dwellings” -



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The Manor House at Twiston is a grade II listed building (house) of 1719.  The list description suggests that historically the main façade was the south east elevation.  

Application 89/08 – alteration to access to form new driveway – planning permission granted.

The list description (1967) describes the house as being of two bays.  This situation is confirmed by the 1906 Ordnance Survey map.  The east end two storey single bay extension was presumably added post 1967 (no reference in planning record).  

In my opinion the house has already been significantly extended and in respect of the north west elevation, this extension has dominated rather than respected the historic plan form.  The proposed development would again change plan form so that the building complex would become ‘L’ shaped (in 1967 the Manor House was fairly isolated and square shaped in plan form – double pile?).  The Manor House and grounds are observable from the highway.

I am mindful of the applicant’s justification for the development (see letter) which includes his wish to continue desk based work from home.  However, in my opinion these arguments do not outweigh the harm that would be caused to the setting of the listed building and the character (including loss of mature trees) of the Forest of Bowland Area of Outstanding Natural Beauty.   I would therefore recommend that listed building consent and planning permission be refused. 

Note – as there is no physical link between the house and proposed development other than a gate, it is debateable whether listed building consent is required for this development.



	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














